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CENTRAL BUSINESS DISTRICT PANEL SESSION — 
TAXES, TRANSIT, AND OFF-STREET PARKING 


Problems and accomplishments in the central area of cities were brought up to date at a Panel Session 
of the Institute’s Central Business District Council held in New York in November. 

Parking continues to be a number one item and received the attention of the Panel along with mass trans- 
portation, freeways, urban redevelopment, and taxation. Serving on the Panel were A. J. Stewart, Louisville, 
Chairman; Richard J. Seltzer, Philadelphia, President, ULI; Foster Winter, Detroit, Vice President, ULI; 
Newton C. Farr, Chicago; Paul L. McCord, Indianapolis; Henry S. Miller, Dallas; Hudson Moore, Jr., Denver; 
J. C. Nichols, Kansas City, Mo.; Walter Schmidt, Cincinnati; and Seward H. Mott, Executive Director, ULI, 


Washington, D. C. 


Extracts from the Panel’s discussion on taxes, transit, and parking are contained in this issue of URBAN 


LAND. 


THE PHILADELPHIA PAYROLL TAX 
Richard J. Seltzer, President, ULI 


The payroll tax in Philadelphia has 
become internationally known, and I 
would say it has been successful. The 
tax hasn’t entirely accomplished its 
objective, part of which was to relieve 
the burden on real estate taxes. The 
city fathers, as soon as it got to that 
point, reduced the tax rate. However, 
it is significant that in 1940 (at that 
time the rate was 1!2 percent) revenue 
received was in excess of $16,000,000, 
which was 20.3 percent of our entire 
tax revenue. 

In 1942, it raised over 27 percent of 
the total city revenue, which was $24,- 
700,000. 

In 1942, the rate was reduced to 1 
percent, and yet in 1943, revenue raised 
amounted to $20,761,883, which was 24.2 
percent of the total. 

In 1947, at 1 percent, the payroll tax 
raised about $27,500,000 which was in 
excess of 26 percent of our total tax 
income. For the first nine months of 
1948 we estimate that we will get 
csround $24,000,000, which will be about 
26 percent. [The total wage tax for 
the 12 months of 1948 was $31,166,768, 
over 29 percent of total city revenue. ] 
The payroll tax is the second greatest 
revenue producer in the city, second 
enly to real estate. 


LOCATION OF PARKING GARAGES 
Foster Winter, Treasurer, J. L. Hudson 
Co., Detroit 
The location of the parking garages 
is the most important single considera- 


tion in the entire problem of providing 
the satisfactory solution to the parking 
difficulties in the central business dis- 
trict. In most cities there is no ma- 
terial shortage of parking accommoda- 
tions, if we ignore the distance factor 
in relation to the destination of the 
driver. A Detroit survey shows a 
shortage of over 6,000 car spaces within 
the central business district. But if, 
instead of defining this area as a rela- 
tively small center core, we include the 
property within a mile radius of the 
center, we would find no shortage ex- 
ists. In other words, the great need is 
for location within acceptable walking 
distances from the destination of our 
customers. 

How, then, are we to find satisfactory 
Iccations to serve this need? Perhaps 
it can never be completely accom- 
plished. If it were possible to find 
satisfactory locations for garages of the 
type needed in sufficient numbers to 
satisfy the maximum demand, our 
present street pattern would not ac- 
commodate the traffic load. It seems 
to me, however, that a great deal more 
than has yet been done can be safely 
undertaken in most cities. The type of 
structure becomes the important char- 
acteristic of any building designed to 
accommodate this close-in need. 

It now seems to be quite generally 
recognized that ordinary garages and 
open parking lots have a blighting in- 
fluence on the property in the immedi- 
ate vicinity. Certainly, no one would 
argue that it would be a good thing for 
an important retail street to have park- 


ing lots or garages sandwiched in be- 
tween retail establishments. It might 
be handy for some of the customers, 
but it would not help maintain the 
high character of the street for im- 
portant retail activity. 

In many cities there is an abundance 
of property within a block or two of 
the important destination points which 
would be suitable for a combination 
type building. The most satisfactory 
site would have frontage on more than 
one street, and in some instances that 
includes an entire square block, with 
frontage on four streets. This structure 
might include retail shops along the 
more important of the streets, with 
entrance and exit facilities on the 
streets of lesser importance. 

Parking might be in one or two 
basements, and on the second, third 
and fourth levels, one of which might 
be the roof. The building need not be 
completely enclosed or heated, but 
should be so designed that it would be 
attractive from an architectural stand- 
point. The parking layout should be 
carefully planned by experts in that 
field. It should also be designed to ac- 
commodate a large turnover of rela- 
tively short-term rather than all-day 
parkers. 

Revenue from the stores should aug- 
ment the income from parking to an 
extent which would warrant invest- 
ment in relatively high priced land, 
which otherwise would be economically 
unsound to acquire. 

(Continued on Page Three) 
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S-1074— Redevelopment Double Talk 


Congress and the Administration seem determined to continue their efforts 
to make a silk purse into a sow’s ear—if we may invert a metaphor. The new 
housing bill—S-1070, introduced February 25, and superseding S-138, continues 
to contain a “Slum Clearance and Community Development and Redevelopment” 
section to be administered by the National Housing and Home Finance Agency. 

Urban Land has taken exception on numerous occasions in the past to the 
National Housing and Home Finance Agency as the administering agency for 
urban redevelopment legislation. The 1949 report No. 84 of the Banking and 
Currency Committee on this bill makes a valiant effort to justify its reeommen- 
dation that HHFA should administer the law. 








Committee Report 


The report says in part, however: “Where blighted commercial or industrial 
areas are isolated from residential slum areas and hence must be redeveloped 
separately, Federal financial assistance also would be authorized for their assem- 
bly and clearance where they are to be redeveloped for predominantly residen- 
tial uses. This does not mean that cases of isolated blighted areas of business, 
industrial or commercial use, or open land, cannot be developed for an appro- 
priate combination of uses under the provisions of the bill... 

“The bill also gives full recognition to the importance of local initiative and 
local responsibility. The slum clearance projects assisted under the bill would 
be locally planned and locally executed and the bill further requires that they 
conform with comprehensive city plans for the locality as a whole... 

“Among the amendments considered and adopted by your committee, was 
one requiring the Administrator to give consideration to local codes and regu- 
lations with respect to land use and minimum standards of health, safety and 
sanitation...” 

A statement of the subcommittee’s report of August 1945 is also included in 
the current report: 

“The subcommittee is not convinced that the Federal Government should 
embark upon a general program of aid to cities looking to their rebuilding in 
more attractive and economical patterns. It does suggest, however, that because 
of the accepted national interest in housing conditions, the Federal Government 
should provide aid where the area in question is to be redeveloped primarily for 
residential use or where the area is now predominantly residential in character 
and the clearance of the area would in itself serve a public purpose through the 
removal of unsafe and unsanitary dwelling structures. In the latter case, aid 
should not be conditioned on the reuse of the area for housing purposes but 
should be available for whatever use the cities, through official planning agen- 
cies, should determine to be appropriate. 

“Even in cases where new housing is considered appropriate for the re- 
claimed area, the subcommittee is of the opinion that the processes of land acqui- 
sition should be separated from those of housing. The subcommittee has ob- 
served that the combination of these processes has frequently resulted in the 
maintenance of, or, in fact, the increase of, undesirable population densities, 
although the housing may be the beneficiary of local or Federal subsidies, or 
both. The purpose of any special aid in the urban redevelopment should be for 
the express purpose of permitting a revaluing of the land at an amount com- 
patible with the way in which it is to be redeveloped, thus avoiding the neces- 
sity of using land in ways that are dictated by current prices.” 


Congressional Intent 


To what extent will a single purpose agency recognize the broader aspects 
of urban redevelopment, even as limited by the Committee’s statement? Past 
performance in the housing field contains little to suggest that HHFA is either 
competent or interested in any aspect but that of housing. Perhaps this is as 
it should be. If so, it is all the more reason for having the administration of 
such a law under an agency which is competent to deal objectively with the 
broader aspects of the problem—restricted though they are in the bill. There 
can be a considerable gap between the intent of a congressional committee and 
the administration of the law by an agency whose interests are centered in a 
particular field which represents but one element of the problem. 

A study of the bill itself gives far less assurance than does the report, that 
the “predominantly residential” projects will be related to the overall problems 
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INDUSTRIAL NUISANCE 


An interesting approach to measuring 
the effect of industry on adjacent resi- 
dential property by the use of the 
opinion survey is outlined in an article 
by Kenneth E. Clark in the Journal of 
Applied Psychology for October, 1948. 
The survey showed that distance was 
a chief factor in determining attitudes 
toward fire hazard, but had little in- 
fluence on the attitude toward plant 
development and expansion or prop- 
erty values. The report suggests use 
of the survey method as a supplement 
to public hearings in gauging public 
opinion on zoning and_ planning 
matters. 





of redevelopment, or that the principles 
of true redevelopment at the local level 
will receive anything more than polite 
lip service. Adherence to “a general 
plan for the locality as a whole” is 
casually tossed off in two lines out of 
twenty pages. Coordination between 
federal aid highways and community 
facilities administered under FWA is 
disposed of in one general sentence. 


Two Conclusions 


Two alternate conclusions emerge 
from perusal of the bill: (1) that if the 
intent of the congressional report is 
observed in letter and spirit, adminis- 
tration should not be in the hands of 
the Housing Agency; (2) that if the 
interpretation of some of the vaguely 
worded passages in Title I are left to 
the Housing Agency, the term “rede- 
velopment” should be stricken from 
the bill and section relabeled ‘Public 
Land Assembly for Housing.” 


M.S.W. 
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Off-Street Parking 


(Continued from Page One) 


PARKING AND DOWNTOWN 
STABILITY 


I. C. Nichols, Chairman of the Board, 
J. C. Nichols Company, 
Kansas City, Mo. 


While the experience of the J. C. 
Nichols Company has been in the de- 
velopment of outlying residential areas 
and shopping centers, we certainly 
would not want to be carrying on such 
developments in any large city which 
was not looking ahead toward supply- 
ing ample off-street parking in its 
downtown section. We feel that any 
city which is not now seriously attack- 
ing this problem is asleep at the switch 
and may awaken some day to find its 
trade volume slipping away to com- 
peting cities. 

One of the difficult problems facing 
the design of parking facilities today is 
the continuing changes being made in 
automobile dimensions. We all know 
that multi-story garages built a few 
vears ago with room for three cars to 
park between columns now only pro- 
vide, in many cases, for two cars in the 
same space because of radically in- 
creased car widths. We also know that 
many cars have recently been designed 
with such long low overhangs that 
bumpers and exhaust pipes will not 
clear the ramps in multi-story garages. 

Another factor which I believe has 
been too often overlooked is in not 
having enough street entrances to large 
parking stations and garages. This 
often creates too long a delay in get- 
ting cars in and out of the lot and piles 
up too much traffic on the streets in 
one place. In the recently completed 
triple deck parking garage for 600 cars 
in the Country Club Plaza, we have 
six street entrances. I realize, of 
course, that too many entrances are 
impractical where parking fees are 
collected. In this garage we have 
placed our columns so that they come 
in front of the cars in order to clear 
the opening of the car doors and avoid 
the necessity of having to drive be- 
tween columns to get cars into a park- 
ing position. 

In both downtown and outlying park- 
ing areas I feel it is very essential to 
provide “lower rate” parking stations 
removed from the “hot spot” locations 
for the all-day parkers, leaving the 
close-in stations for customers where a 
turn-over of eight to ten cars per day 
can be realized. Careful studies made 
in the Country Club Plaza show that 
any employer’s or employee’s car 
parked all day in one of our central 
stations robs the use of that space for 
approximately eight customers per day. 


Anything that the downtown district 
can do to control employers’ and em- 
ployees’ all-day parking is extremely 
essential in solving the downtown 
problem. 


MASS TRANSIT 


Walter S. Schmidt, Board of Directors, 
Cincinnati Street Railway Company 


Despite the importance of automobile 
parking in our cities, and it is a most 
important problem, the fact remains 
that the larger the city, the greater is 
the percentage of its population which 
depends on public transportation. This 
percentage will vary from approxi- 
mately 70 per cent in a community of 
half a million to between 90 and 95 per 
cent in a city the size of Philadelphia 
or New York. Thus, it is quite obvious 
that we must see to it that our public 
transportation system is designed and 
coordinated effectively if our central 
business districts are to prosper. 

In many cities mass transportation 
has been one of the most backward in- 
dustries, due largely to the fact that 
the rates of fare have not been suffi- 
cient to support efficient operation and 
modernization. The transit company 
could not, in many cases, afford to tear 
up rails in the streets and convert to 
buses because of the large investment 
tied up in the railway equipment. I 
don’t say that in every case we must 
abandon the fixed wheel type of trans- 
portation, but I do believe that the ex- 
treme inflexibility of the streetcar, with 
loading platforms in the center of the 
street, creates an inefficient use and a 
dangerous condition both for the auto- 
mobile and for the streetcar riders. 
There is much more flexibility in the 
use of buses which load and discharge 
at the curb. Trolley buses are perhaps 
the best of all forms of transportation 
in spite of the fact that the streetcar is 
the most economic. They provide for 
flexibility of movement and curb load- 
ing and avoid the objections to the gas 
bus (especially the diesel), and of fumes 
and odors which can become a serious 
nuisance and even a health problem in 
congested areas. Above all, it should 
be remembered that the modern street- 
car and bus carry from 54 to 57 pas- 
sengers in contrast to the private auto- 
mobile with its average of less than 
two. Thus, it is not the streetcar or 
the bus, but rather the private auto- 
mobile which is the serious offender in 
creating congestion in our streets. I 
would suggest that in the location of 
parking lots, private automobiles should 
be discouraged from passing through 
the congested sections of our central 
districts in coming to or going from 
work or shopping. 


CHICAGO REDEVELOPMENT 
MOVES AHEAD 


In December the Chicago Land Clear- 
ance Commission took its first official 
step in Urban Redevelopment by re- 
auesting City Council approval to ac- 
quire a twenty-block, blighted area 
near Chicago’s south side. (See map.) 
Mayor Martin H. Kennelly stated that 
at a future date the Council would be 
requested to approve a redevelopment 
plan for the area, and the terms of sale 
to private developers. 

Two separate offers have already 
been received for rebuilding portions 
of the area. The New York Life In- 
surance Co. has made a firm offer to 
acquire land for 1,400 apartment units 
at the rate of 50 cents per square foot 
for residential and incidental use, and 
$1.75 for commercial uses. Three Negro 
life insurance companies have also 
made a proposal to construct 50 small 
homes in the project, on land to be ac- 
quired, at the 50-cent rate. 

The Chicago Plan Commission has 
already approved the project site and 
is preparing an overall plan which will 
establish the general standards for the 
area. Subsequent to City Council ac- 
tion, the project will be submitted to 
the State Housing Board for approval. 

The Land Clearance Commission 
plans the following steps to carry out 
Project No. 1: 

(1) Negotiation for 
property owners. 
(2) A separate program for the reloca- 
tion of displaced families in co- 
operation with the Housing Co- 
ordinator and other public and 
private agencies. 
(3) Construction of the New York Life 
project in progressive stages. 
(Continued on Page Four) 


acquisition with 


LOCATION OF FREEWAYS 


Henry S. Miller, Former Chairman, 
City Planning Commission, 
Dallas, Texas 

The location of the freeways with 
relation to the downtown areas is of 
vital importance in preserving the 
value and integrity of the central busi- 
ness districts. In Dallas the skill of 
the engineering profession has been 
effectively combined with the experi- 
ence of the businessman in developing 
a freeway plan which will avoid cut- 
ting through our business area. The 
new location which has been diverted 
around the central area not only solves 
in some degree our slum clearance 
problem, but, of prime importance, it 
serves more efficiently the convenience 
of autorhobile traffic, and with neces- 
sary refinements of properly related 
off-street parking and traffic distribu- 
tion, will conserve the utility and value 
of the central business district. 
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In Print 


American Planning and Civic Annual— 
1948, American Planning and Civic As- 
sociation, 901 Union Trust Building, 
Washington, D. C.—$3.00. A record of 
recent civic advance in the fields of 
planning, parks, housing, neighbor- 
hood improvement, and conservation 
of natural resources, including ad- 
dresses delivered at the Citizens’ Con- 
ference on Planning, held in Newark, 
N. J., in May, 1948. 


Parking Lot Operation, by Charles S. 
LeCraw and Wilbur S. Smith. Eno 
Foundation for Highway Traffic Con- 
trol, Saugatuck, Conn. Contains an 
analysis of the experience of thirty- 
seven existing parking lots in twenty- 
six states now in successful operation, 
covering physical features, influence of 
traffic demands, operating character- 
istics, and expenses and income. While 
definite conclusions are drawn on 
many of the subjects discussed, the 
report contains data which should be 
valuable in developing better parking 
lot standards for central city areas. 
Available upon request from. the 
Foundation. 


Legal, Administrative, and Financial 
Aspects of Urban Parking Surveys, by 
David R. Levin, Public Roads Admin- 
istration, Washington 25, D. C. Mimeo. 


Chicago's First Redevelopment Project 
(Text on Page 3) 


30 pp. 
An informative review of the eco- 
Other nomic and operational aspects of off- 


areas: 


related projects 
To the North: 


are shown by shaded 


West: 


Michael Reese Hospital. 


Illinois Institute of Technology Institu- 
tional redevelopment area. 


Southwest: George 


Washington Carver Gardens (a project devel- 


oped by Newton C. Farr). 


South: Ida Wells 


public housing project. 


Chicago Redevelopment 
(Continued from Page Three) 

(4) Construction of 50 homes for sale 
by three insurance companies on 

ow largely vacant. 

(5) Other projects to redevelop other 
portions of the area not covered 
above, including a commercial dis- 
trict adjacent to South Park Way. 


During the past several months 
progress has been held up by the in- 
troduction of the so-called “Carey 
Ordinance” for action by the City 
Council. Purpose of the ordinance was 
to require by law that any residential 
development built on land acquired by 
the Chicago Land Clearance Commis- 
sion as part of the city’s redevelopment 
program be open for mixed racial oc- 
cupancy. 

In commenting on the effects this 
ordinance would have on the program, 
Milton C. Mumford, who served as the 
city’s first Housing Coordinator on 
leave of absence from Marshall Field 
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& Co., pointed out three distinctions 
between public housing and _ land 
clearance: “It is my firm conviction 
that this ordinance should not be 
passed in so far as it applies to the 
operations of the Land Clearance 
Commission for three reasons. First, 
these are projects which are private in 
ownership, operation and management. 
Secondly, it is my judgment that the 
passage of this ordinance will virtually 
kill the slum clearance program. And 
third, it will do so without accomplish- 
ing anything of a positive nature for 
the cause of racial understanding or 
the principle of non-discrimination in 
housing, which are important to all 
citizens.” 

Early in March, Mayor Martin H. 
Kennelly, in a statement to the City 
Council on the same subject, empha- 
sized this distinction by pointing out 
that the land clearance program repre- 
sented a temporary investment of pub- 
lic money in order to make possible the 
assembly and sale of land for private 


street parking from both private and 
public angle. Available from the Pub- 
lic Roads Administration upon request. 


Downtown Week, by G. Harvey Porter, 
Executive Vice President, Industrial 
Corporation, Baltimore, Md.; Member 

Central Business District Council, 
U. L. I—Here are some excellent tips 
on what to do about the Downtown 
areas, based on successful Baltimore 
experience. Reprints are available from 
the Public Relations Society of Amer- 
ica, 525 Lexington Avenue, New York. 


Downtown Parking, City of Bakersfield, 
California. City Planning Commission, 
December 1947. A number of good 
parking reports have appeared during 
the past year. Here is one of them. 
The report recognizes the proper 
spheres of both the parking authority 
and the use of zoning in providing off 
street space. 


development upon which restoration 
of full taxes would be realized, and the 
investment recouped over a period of 
approximately ten years. 

The City Council subsequently re- 
moved this uncertainty from the pro- 
gram by rejecting the ordinance by a 
21 to 13 vote. 





